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ENVIRONMENTAL REVIEW COMMITTEE REPORT 

ERC MEETING DATE: September 15, 2014 

Project Name: Copperwood Preliminary Plat 

Project Number: LUA14-000550, PP, ECF, MOD 

Project Manager: Rocale Timmons, Senior Planner 

Owner: Various (Exhibit 10) 

Applicant: Barbara Rodgers; Quadrant Corp; 14725 SE 36th St, Suite 100; Bellevue, WA 98006 

Contact: Wayne Potter; Novastar Development, Inc.; 18215 72nd Ave S; Kent, WA  98032 

Project Location: 4905 SE 2nd P./355 Field Pl SE/4921 SE 2nd Pl./312 Field Pl SE/5001 SE 2nd Pl./5013 SE 2nd 
Pl./14217 SE 136th St. 

Project Summary: The applicant is requesting SEPA Environmental Review, Preliminary Plat approval, and 
a street modification for a 47 lot subdivision. The subject property is a collection of 
eight parcels located on the south side of SE 2nd Place between Field Place SE and 
143rd Ave SE.  The applicant is requesting a concurrent Lot Line Adjustment (LUA14-
000730) to three of the subject parcels, and an abutting parcel, in order to define the 
Preliminary Plat boundaries. The resulting 12.68-acre site is located within the 
Residential-4 dwelling units per acre (R-4) zoning classification. The 47 lots would result 
in a density of 4.44 dwelling units per acre. The applicant is proposing a small lot 
cluster due to critical areas on site for which R-8 development standards would be 
applied.   Lot sizes would range from 4,996 square feet to 19,429 square feet. In 
addition to the 47 lots, 5 tracts are proposed for sensitive areas, storm drainage, open 
space and access.  Access to the plat would be gained from SE 2nd Place via a new 
looped public street.  The site currently contains six single family residences and 
several detached structures all of which all would be removed with the exception of 
one residence to be relocated to the proposed Lot 44. The site contains a Class 2/Class 
3 stream (Maplewood Creek) and critical slopes (exceeding 40%).  A stormwater pond 
is proposed within Tract B which would discharge into Maplewood Creek.  

Site Area: 12.68 acres              

STAFF 
RECOMMENDATION: 

Staff Recommends that the Environmental Review Committee issue a Determination 
of Non-Significance - Mitigated (DNS-M). 
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PART ONE:  PROJECT DESCRIPTION / BACKGROUND 

 
The applicant requested SEPA Environmental Review, Preliminary Plat, and a street modification approval 
for a 47-lot subdivision on April 25, 2014.  The Planning Division accepted the above master application for 
review on May 15, 2014.  During our review, staff determined additional information was necessary in 
order to proceed.  On June 27, 2014 the project was placed on hold pending receipt of a Revised Traffic 
Analysis and Revised Wetland, Fish, and Wildlife Habitat Report.   The applicant has submitted all 
necessary information in order to proceed.  
 
The subject property is a collection of eight parcels located on the south side of SE 2nd Place between 
Field Place SE and 143rd Ave SE.  The applicant is requesting a concurrent Lot Line Adjustment (LUA14-
000730) to three of the subject parcels, and an abutting parcel, in order to define the Preliminary Plat 
boundaries. The resulting 12.68-acre site is located within the Residential-4 dwelling units per acre (R-4) 
zoning classification. The site currently contains six single family residences and several detached 
structures all of which would be removed with the exception of one residence to be relocated to the 
proposed Lot 44. The project site is surrounded by existing single family subdivisions with similar densities 
but larger lot sizes.  
 
The 47 lots would result in a density of 4.44 dwelling units per acre. The applicant is proposing a small lot 
cluster due to critical areas on site for which R-8 development standards would be applied.   Lot sizes 
would range from 4,996 square feet to 19,429 square feet. In addition to the 47 lots, 5 tracts are proposed 
for sensitive areas, storm drainage, open space and access.   The plan includes the 3.55 acres (or 28.02%) 
of open space intended to meet the Small Lot Cluster requirements.  
 
Access to the plat would be gained from SE 2nd Place via a new looped public street.  Two dead end 
shared driveways would be extended from the new looped road to provide access to proposed Lots 11, 12, 
38, 44, and Tract B.  The applicant is requesting a street modification, from RMC 4-6-060, in order to 
eliminate the requirement for frontage improvements along 143rd Ave SE and the rearrangement of 
required improvements for portions of SE 2nd Place.   
 
The applicant has submitted a Revised Wetland Fish and Wildlife Habitat Report, Drainage Report, Tree 
Protection Report, Traffic Impact Analysis, and a Geotechnical Engineering study with the application. The 
site contains a Class 2/Class 3 stream (Maplewood Creek) and critical slopes (exceeding 40%).  The 
applicant is proposing stream buffer averaging in the amount of approximately 1,718 square feet to be 
mitigated with buffer additions in the amount of approximately 3,652 square feet.   
 
There are 272 significant trees on the site of which the applicant is proposing to retain 34 trees.   A 
stormwater pond is proposed within Tract B, located in the southeast portion of the site, which would 
discharge into Maplewood Creek.  
 
 The applicant is proposing excavation in the amount of approximately 20,500 cubic yards which is 
anticipated to be balanced on site.      
 
Staff received comment letters from the Muckleshoot Indian Tribe Fisheries Division and surrounding 
property owners (Exhibit 11.a-i).  Questions and concerns raised included: stream classification, presence 
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of fish within the stream, stream buffer protection, stormwater quality, traffic, site distance, street 
modifications, erosion, privacy (trees and fencing), and density.  
 

PART TWO:  ENVIRONMENTAL REVIEW 

In compliance with RCW 43.21C.240, the following environmental (SEPA) review addresses only those 
project impacts that are not adequately addressed under existing development standards and 
environmental regulations. 

A. Environmental Threshold Recommendation 

Based on analysis of probable impacts from the proposal, staff recommends that the Responsible 
Officials: 

Issue a DNS-M with a 14-day Appeal Period. 

B. Mitigation Measures 

1. All earthwork performed, implemented by the applicant, shall be consistent with the 
recommendations of the geotechnical report, prepared Terra Associates, Inc., dated 
February 10, 2014. 

2. The applicant shall provide a 50-foot horizontal setback distance from the edge of the 
maximum stored water elevation in the pond to the crest of the ravine slope.  As an 
alternative to a setback the applicant may choose to line the pond with a flexible membrane 
liner to prevent seepage losses.  The final drainage plan shall be submitted to, and approved 
by, the Plan Reviewer prior to construction permit approval.   

3. Site construction shall be restricted to the dry weather months (April 1st through 
September 30th). 

4. The final drainage report shall include a more detailed upstream, downstream, and 
potential erosion analysis.  Per CORE requirement #2, a Level 2 downstream analysis is 
required to better understand erosion and possible concentration of runoff in erosion 
sensitive downstream bodies.  The applicant should note that Level 3 flow control could be 
required as part of the Level 2 downstream analysis.   A revised final drainage report and 
associated plans, based on the 2009 King County Surface Water Design Manual as amended 
by the City of Renton, is required to be submitted to the satisfaction of the Plan Reviewer 
prior to construction permit approval. 

5. The applicant shall design the proposed drainage facility utilizing the Enhanced Basic water 
quality menu.  A revised final drainage report and associated plans utilizing the Enhanced 
Basic water quality menu , based on the 2009 King County Surface Water Design Manual as 
amended by the City of Renton, is required to be submitted to the satisfaction of the Plan 
Reviewer prior to construction permit approval. 

6. The applicant shall be required to provide, to the Current Planning Project Manager, tree 
retention inspection/monitoring reports after initial clearing, final grading, and annually for 
two years by a qualified professional forester.  The inspection/monitoring reports shall 
identify any retained trees that develop problems due to changing site conditions and 
prescribe mitigation. 
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C. Exhibits 

Exhibit 1 ERC Report  

Exhibit 2 Preliminary Plat Plan 

Exhibit 3 Landscape Plan  

Exhibit 4 Aerial Photo 

Exhibit 5 Revised Wetland, Fish and Wildlife Habitat Assessment (dated July 14, 2014) 

Exhibit 6 Wetland, Fish and Wildlife Habitat Assessment (dated May 27, 2014) 

Exhibit 7 Geotechnical Report (dated February 10, 2014) 

Exhibit 8 Drainage Report (dated June 2, 2014) 

Exhibit 9 Traffic Impact Analysis (dated May, 2014) 

Exhibit 10 Property Owner List 

Exhibit 11 Public Comments 
a. Muckleshoot Indian Tribe Fisheries Division (dated September 2, 2014) 
b. Vuong (dated June 24, 2014) 
c. Pilot (dated June 25, 2014) 
d. Hageman (dated July 1, 2014) 
e. Randall (July 22, 2014) 
f. Willits (dated August 18, 2014) 
g. Bulow (dated August 20, 2014) 
h. Berg (dated August 29, 2014) 
i. Berg II(dated September 2, 2014) 
j. Menzel (dated September 2, 2014) , 

Exhibit 12 Stream Buffer Averaging Plan 

Exhibit 13 Tree Retention Report (dated May 30, 2014) 

Exhibit 14 Tree Retention Plan  

Exhibit 15 Drainage Administrative Interpretation 

D. Environmental Impacts 

The Proposal was circulated and reviewed by various City Departments and Divisions to determine 
whether the applicant has adequately identified and addressed environmental impacts anticipated to 
occur in conjunction with the proposed development.  Staff reviewers have identified that the proposal 
is likely to have the following probable impacts: 

1. Earth 

Impacts: The site can best be characterized as generally flat with a slight rise in the western most 
portion of the site and generally sloping toward the Maplewood Creek in the east which is located 
within a ravine.  The project site has an average slope between 3% and 5%.  However, elevation 
relief from the top of the ravine to the base of the stream is between 14 to 20 feet with grades of 
ranging from 50% to 70%.  

The applicant is proposing excavation in the amount of approximately 20,500 cubic yards, with 
minor grading actions (approximately 3,000 square feet) within the stream buffer.  All excavation is 
expected to be balanced on site.  The on-site stripping (topsoil) is estimated at 14,500 cubic yards.    
Any excess material that cannot be used on site is expected to be exported off site. Following 
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construction it is anticipated the proposal would result in an impervious cover of approximately 
49%.  

The applicant submitted a Geotechnical Report prepared by Terra Associates, Inc., dated February 
10, 2014 (Exhibit 7).  The report states that there are no geotechnical conditions on site that would 
preclude the proposed development.  Soil conditions on site were observed between 6 and 10 feet 
below existing grades.  Between 6 and 12 inches of organic topsoil overlying 2 to 5 feet of medium 
to very dense silty sand with gravel was found within the test pits.  Groundwater seepage was 
encountered at approximately 4 feet below the ground surface.     The report states that the risk for 
liquefaction to occur at the site during an earthquake is negligible.   

The geotechnical report includes specific recommendations in order to mitigate potential 
geotechnical impacts including: site preparation and grading, excavation, slopes and embankments, 
foundation support, floor slab-on-grade, drainage considerations, and pavement. Therefore, staff 
recommends as a mitigation measure that the applicant comply with the recommendations 
included in the provided Geotechnical Engineering Report (Exhibit 7). 

The report includes a specific recommendation for the location of the proposed drainage pond 
given its proximity to Maplewood Creek ravine. The potential for seepage from the pond and its 
impact on soil stability is dependent on the pond stored water depth and distance from the 
Maplewood Creek ravine. Therefore, the report recommends the applicant provide a 50-foot 
horizontal setback distance from the edge of the maximum stored water elevation in the pond to 
the crest of the ravine slope.  As an alternative to a setback the applicant may choose to line the 
pond with a flexible membrane liner to prevent seepage losses.  Given the possible impact on the 
preliminary plat plan staff recommends, as a separate mitigation measure, the applicant provide a 
50-foot horizontal setback distance from the edge of the maximum stored water elevation in the 
pond to the crest of the ravine slope.  As an alternative to a setback the applicant may choose to 
line the pond with a flexible membrane liner to prevent seepage losses.  The drainage plan shall be 
submitted to, and approved by, the Plan Reviewer prior to construction permit approval. 

Soil erosion is possible during demolition of existing structures and improvements especially if 
conducted in the wet season.  The applicant will be required to design a Temporary Erosion and 
Sedimentation Control Plan (TESCP) pursuant to the current 2009 King County Surface Water 
Design Manual Erosion and Sediment Control Requirements.    

However, sedimentation due to development projects has been a major problem in Maplewood 
Creek for decades, and it compromises the successful efforts of the State Department of 
Transportation (WSDOT) and the City of Renton to re-introduce salmon into the creek.  WSDOT 
built a fish passage channel in the culvert under SR 169 which carries Maplewood Creek into the 
Cedar River.  Additionally, the City has invested hundreds of thousands of dollars building a 
sedimentation pond with a fish ladder upstream of the Maplewood Golf Course, and as a result of 
these investments salmon have now returned to the upper creek.  The ongoing transport of 
sediments down the creek compromises the fish habitat.  Every year Renton spends $70,000 
cleaning sediment deposits out of the Maplewood Creek Sedimentation Pond, and the City has 
programmed $1.6 M between the years 2014 and 2017 to resolve existing erosion, flooding, water 
quality, and habitat degradation problems in Maplewood Creek.  Major construction projects 
adjacent to the creek that will strip, disturb and excavate topsoil must be restricted to the dry 
weather months to prevent bank erosion and deposition of sediment-laden runoff into Maplewood 
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Creek.   Therefore staff recommends, as a mitigation measure, that the site construction be 
restricted to the dry weather months (April 1st through September 30th).  

Mitigation Measures:  

1. All earthwork performed, implemented by the applicant, shall be consistent with the 
recommendations of the geotechnical report, prepared Terra Associates, Inc., dated 
February 10, 2014. 

2. The applicant shall provide a 50-foot horizontal setback distance from the edge of the 
maximum stored water elevation in the pond to the crest of the ravine slope.  As an 
alternative to a setback the applicant may choose to line the pond with a flexible membrane 
liner to prevent seepage losses.  The final drainage plan shall be submitted to, and approved 
by, the Plan Reviewer prior to construction permit approval.   

Nexus: SEPA Environmental Regulations, RMC 4-4-060 Grading, Excavation, and Mining Regulations 

2. Water 

a. Wetland, Streams, Lakes 

Impacts: The applicant submitted a Wetland, Fish and Wildlife Habitat Assessment (Exhibit 6), 
prepared by Soundview Consultants. (dated May 27, 2014).  The report identified one stream 
(Maplewood Creek) on the eastern side of the property.  Maplewood Creek is classified as a Class 3 
non-salmonid-bearing perennial stream pursuant to the City’s Stream Classification Map. The 
onsite segment of the tributary is approximately 755 feet (combined) long flowing north to south in 
the eastern most portion of the parcel.  The stream leaves the site and turns west. North of the 
culvert under SE 2nd Place, Maplewood Creek is identified as a Class 4 waterbody.  The report also 
states that salmonid species are not present until further downstream.    

In the northern portion of the subject property, the stream is low-gradient with gently-sloping 
banks; however, in the southern portion of the property, the channel is located in a ravine with 
steeply sloped banks and several natural fish passage barriers.  Onsite, the buffer consists of 
deciduous riparian forest with a canopy dominated by black cottonwood and red alder. Some areas 
of the understory include native shrubs, primarily salmonberry, but many areas are dominated by 
Himalayan blackberry and other non-native invasive species. Portions of the offsite buffer are 
modified with moderate to high density development on adjacent properties to the east. In 
addition, a gravel driveway and piles of yard waste and debris are located in onsite areas of the 
western portion of the buffer associated with adjacent single-family residences and maintained 
neighboring yards. 

The report also notes an artificially constructed swale with emergent wetland vegetation also 
found onsite draining into the onsite creek. The swale is documented to have been constructed in 
1993 as a landscape and drainage feature and the report states the wetland is not regulated by the 
City of Renton.  

A comment letter was received by Muckleshoot Indian Tribe Fisheries Division with comments 
regarding the presences of salmonid species in addition to concerns for water quality (Exhibit 11.a).  
The comment letter identified fishes below a natural fish passage barrier in the southeast corner of 
the subject site. 
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Following the receipt of comments from the Muckleshoot Indian Tribe Fisheries Division the 
applicant conducted a site visit in order to investigate for the presence of fish habitat.  A revised 
Wetland, Fish and Wildlife Habitat Assessment (dated July 14, 2014) was submitted verifying fishes 
below a natural fish passage barrier necessitating the reclassification of this reach as a Class 2 
salmonid-bearing stream (Exhibit 5).  The report states there are several natural fish barriers within 
the onsite stream reach between the Class 2 and Class 3 waters. 

As a Class 2 and Class 3 stream, Maplewood Creek requires a buffer width of 100 feet and 75 feet, 
respectively.  The reclassification of the stream as a Class 2 salmon-bearing stream required 
revisions to the buffer management recommendations in order to address increased buffer 
requirements.   

No impacts are proposed to the stream, and only minor impacts are proposed to the stream buffer, 
which would be addressed by buffer averaging and enhancement actions.   The drainage facility 
would require placement of a stormwater outfall and pervious walking trail along with minor 
grading actions (approximately 3,000 square feet) within the stream buffer and minor buffer 
reduction via buffer averaging in the southeast corner of the site. Any impacts associated with the 
installation of the outfall, trail, minor grading, and buffer averaging would be mitigated for through 
non-compensatory enhancement actions. The proposed buffer averaging plan decreases the buffer 
by approximately 1,730 square feet to be averaged by 3,172 square foot buffer increase for a net 
increase in the overall buffer area on the site by 1,442 square feet (Exhibit 12).  With buffer 
averaging and minor buffer enhancement and restoration measures, the modified Class 2 and 75-
foot Class 3 buffers are anticipated to be more than adequate to protect stream functions. 

Conditions associated with Preliminary Plat approval will likely include stream signage and fencing 
and review and approval of a final stream buffer mitigation plan. In order to preserve and protect 
the stream and associated buffer the applicant will be required, to record the Native Growth 
Protection Easement over that part of the site encompassing the stream and buffer area. 

Mitigation Measures: No further mitigation needed 

Nexus: Not applicable 

b. Storm Water 

Impacts: The site is located within the Lower Cedar River drainage basin.  The site currently 
receives drainage from properties to the north.   

The applicant submitted a Preliminary Drainage Report prepared by Barghausen, dated June 2, 
2014 (Exhibit 8).  Based on the City’s flow control map, this site falls within the Flow control 
Duration Standard Forested site conditions area.  The report states that the runoff from the 
proposed project would be collected and conveyed by a catch basin/pipe network to a 
detention/wet pond on the southern edge of the developed area.  The proposed facility would then 
discharge into the onsite stream.  The storm pond is designed per the 2009 King County Surface 
Water Design Manual as amended by the City of Renton.   

The report states that the project should not pose significant negative impacts to the downstream 
drainage course and that Basic Water quality is required for the project. 

However, staff received comments, from surrounding property owners, with respect to drainage 
concerns for the proposal and areas downstream (Exhibit 11).  Severe erosion problems can be 
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caused by conveyance system overflows or the concentration of runoff in erosion-sensitive open 
drainage features.  As mentioned earlier in the report sedimentation due to development projects 
has been a major problem in Maplewood Creek for decades.   It is unclear if the potential for 
erosion/incision, caused by the proposed project, is sufficient enough to pose sedimentation 
hazard downstream.  Therefore, staff recommends as a mitigation measure that the final drainage 
report include a more detailed upstream, downstream, and potential erosion analysis.  Per CORE 
requirement #2, a Level 2 downstream analysis is required to better understand erosion and 
possible concentration of runoff in erosion sensitive downstream bodies.  The applicant should 
note that Level 3 flow control could be required as part of the Level 2 downstream analysis.   A 
revised final drainage report and associated plans, based on the 2009 King County Surface Water 
Design Manual as amended by the City of Renton, is required to be submitted to the satisfaction of 
the Plan Reviewer prior to construction permit approval.   

Additionally, the Enhanced Basic water quality menu is intended to apply to all project sites that 
drain by surface flows to a fish bearing stream.  Given there have been fish identified in the lower 
reach of the stream on site staff recommends a mitigation measure requiring the applicant to 
design the proposed drainage facility utilizing the Enhanced Basic water quality menu.  A revised 
final drainage report and associated plans utilizing the Enhanced Basic water quality menu , based 
on the 2009 King County Surface Water Design Manual as amended by the City of Renton, is 
required to be submitted to the satisfaction of the Plan Reviewer prior to construction permit 
approval.   

Finally, an existing administrative interpretation requires all drainage facilities be required to 
maintain up to a 15-foot vegetated buffer around drainage pond facilities (Exhibit 15).  Conditions 
associated with Preliminary Plat approval will likely include the requirement to submit a revised 
landscape plan, prior to recording of the Plat, depicting up to a 15-foot landscape buffer around the 
proposed drainage facility. 

Mitigation Measures:  

1. The final drainage report shall include a more detailed upstream, downstream, and 
potential erosion analysis.  Per CORE requirement #2, a Level 2 downstream analysis is 
required to better understand erosion and possible concentration of runoff in erosion 
sensitive downstream bodies.  The applicant should note that Level 3 flow control could be 
required as part of the Level 2 downstream analysis.   A revised final drainage report and 
associated plans, based on the 2009 King County Surface Water Design Manual as amended 
by the City of Renton, is required to be submitted to the satisfaction of the Plan Reviewer 
prior to construction permit approval.   

2. The applicant shall design the proposed drainage facility utilizing the Enhanced Basic water 
quality menu.  A revised final drainage report and associated plans utilizing the Enhanced 
Basic water quality menu , based on the 2009 King County Surface Water Design Manual as 
amended by the City of Renton, is required to be submitted to the satisfaction of the Plan 
Reviewer prior to construction permit approval.   

Nexus: SEPA Environmental Regulations; 2009 King County Surface Water Design Manual as 
amended by the City of Renton 

3. Vegetation 
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Impacts: The majority of the site has been cleared and developed with single family residences.  
Most of the vegetated areas are dominated by landscaped areas and mowed lawn.  The species 
found on site include Douglas fir, bigleaf maple, Scouler’s willow, red alder, Pacific madrone, cherry 
species, cypress species, vine maple, Katsura tree, Hinoki cypress, European white birch, western 
red cedar, flowering plum, western white pine, Colorado blue spruce, black cottonwood, honey 
locust, and western hemlock.  The understory primarily consists of Salmonberry, vine maple, 
western hazelnut, salal, Oregon grape, and Pacific blackberry.  

The applicant submitted a Tree Protection Report prepared by Washington Forestry Consultants, 
Inc. (dated August 8, 2014) (Exhibit 13).  There are a total of 272 trees located on site.  The 
applicant is required to retain 30 percent of the trees located on site that are not located within 
critical areas, proposed rights-of-way and access easements.  Of the 272 trees located on site 160 
trees would be excluded from the tree retention requirements.  The provided tree retention 
worksheet indicates 69 trees are considered dead diseased or dangerous, 27 trees are located 
within proposed public streets/private access easements, and 64 trees are located within critical 
areas and their buffers.  Therefore, the applicant would be required to retain at least 34 trees on 
site.  The applicant has proposed to retain 34 trees outside of the critical area and its associated 
buffer thereby complying with Tree Retention requirements of the code (Exhibit 14).   

The provided Tree Retention Report includes a specific recommendations for inspection of retained 
trees after initial clearing, final grading, and annually for two years by a qualified professional 
forester to identify those retained trees that develop problems dues to changing site conditions 
and prescribe mitigation (Exhibit 13).  Therefore staff recommends, as a mitigation measure, the 
applicant be required to provide, to the Current Planning Project Manager, tree retention 
inspection/monitoring reports after initial clearing, final grading, and annually for two years by a 
qualified professional forester.  The inspection/monitoring reports shall identify any retained trees 
that develop problems due to changing site conditions and prescribe mitigation.  

The applicant also provided a conceptual landscape plan as part of the Preliminary Plat submittal 
which included the planting of 45 trees on site (Exhibit 3).  Conditions associated with Preliminary 
Plat approval will likely include the provision of a 10-foot wide on-site landscaping along the street 
frontage of all lots and the planting of additional vegetation along the western boundary in order 
address privacy concerns of interested parties. 

Mitigation Measures:  

1. The applicant shall be required to provide, to the Current Planning Project Manager, tree 
retention inspection/monitoring reports after initial clearing, final grading, and annually for 
two years by a qualified professional forester.  The inspection/monitoring reports shall 
identify any retained trees that develop problems due to changing site conditions and 
prescribe mitigation.  

Nexus: SEPA Environmental Regulations 

 

4. Habitat 

Impacts: A revised Wetland, Fish and Wildlife Habitat Assessment (dated July 14, 2014) was 
submitted verifying fishes below a natural fish passage barrier necessitating the reclassification of 
lower reach of Maplewood Creek on site as a Class 2 salmonid-bearing stream (Exhibit 5).  Native 
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habitat would be provided on site through the preservation of approximately 3.55 acres of 
permanent native open space tracts.  The existing buffer onsite is degraded by the dominance of 
invasive Himalayan blackberry, the presence of yard waste and debris piles, and a gravel driveway.  
The applicant proposes enhancement efforts within the stream buffer to include treatment and 
removal of invasive vegetation, removal of yard waste and debris piles, and planting with native 
trees and shrubs.  The proposed project is anticipated to improve stream buffer functions which 
would enhance the wildlife habitat if all conditions of approval are met. 

 Mitigation Measures: No further mitigation needed 

Nexus: Not applicable 

5. Transportation 

Impacts: The development fronts onto SE 2nd Place, a residential access street, just west of 143rd 
Ave SE.  The site is within close proximity to King County Metro Routes #111 (along Jericho Ave SE 
and SE 2nd Place) and #908 (dial-a-ride).  

The proposal includes 1,226 linear feet of public roadway (with utilities) improvements in order to 
provide access to proposed lots.  Access to the plat would be gained from SE 2nd Place via a new 
looped public street.  Two dead end shared driveways would be extended from the new looped 
road to provide access to proposed Lots 11, 12, 38, 44, and Tract B.   

Level of Service: 

The applicant submitted a Traffic Impact Analysis prepared by TranspoGroup, dated May, 2014 
(Exhibit 9).  The report states that the proposed development would generate approximately 390 
net new daily trips. During the weekday AM peak hour, the project would generate approximately 
31 net new trips (8 inbound and 23 outbound). During the weekday PM peak hour, the project 
would generate approximately 41 net new trips (26 inbound and 15 outbound). 

The report also analyzed the level of service at the following intersections: NE 4th St/Jericho Ave 
NE, SE 2nd Place/Hoquiam Ave SE, and SE 2nd Place/Jericho Ave SE. The traffic study states that 
these intersections will continue to operate at an acceptable level of service.  

Staff received comments from interested parties concerning the existing SE 139th Ave & SE 2nd 
Place intersection specifically related to sight distance concerns (Exhibit 11).  City staff conducted 
an analysis of the intersection and determined a STOP sign is needed at the intersection.  
Additionally, staff has concluded due to the vertical curve in the street there is a visibility concern 
and that an intersection warning sign on the north side of SE 2nd Place is necessary to warn west 
bound traffic of the SE 139th Ave & SE 2nd Place intersection. While the proposed project will 
increase traffic at this intersection the site distance issues at this intersection are existing and not 
the responsibility of the applicant for complete mitigation.  Therefore, the City of Renton 
Transportation Department is planning on providing the necessary improvements to this 
intersection.  

Increased traffic created by the development would be mitigated by payment of transportation 
impact fees.  Currently this fee is assessed at $1,430.72 per new single-family home and will 
increase January 1, 2015 to $2,143.70.  The fee, as determined by the Renton Municipal Code at 
the time of building permit issuance shall be payable to the City. 

Frontage Improvements: 



City of Renton Department of Community & Economic Development Environmental Review Committee Report 

COPPERWOOD PP LUA14-000550, PP, ECF,  MOD 

Report of September 15, 2014 Page 11 of 14 

 

ERC Report.docx 

All internal and frontage roads are required to meet street standards pursuant to RMC 4-6-060.  
The internal public streets have been proposed with a right-of-way width of 53 feet which meets 
the City’s complete street requirements for residential access streets.  Pavement width of 26 feet, 
0.5 foot wide curbs, 8 foot wide landscaped planters (on both sides of the street), 5 foot wide 
sidewalks (on both sides of the street), drainage improvements, and street lighting are required.  
The applicant is not proposing any modifications for the internal road network. However, the 
applicant is requesting a street modification, from RMC 4-6-060, in order to eliminate the 
requirement for frontage improvements along 143rd Ave SE and the rearrangement of required 
improvements for portions of SE 2nd Place.    

SE 2nd Place- The existing right of way varies from 30 to 60 feet.  Pursuant to RMC 4-6-060 the 
required right-of-way width is 53 feet however given the existing 60 feet the applicant is proposing 
dedications which would provide a 60-foot right-of-way width for SE 2nd Place.  This would allow for 
26 foot of pavement, 5-foot sidewalk, 8-foot landscape planter strip, 0.5 foot curb on the south 
side of the street.  The modification request for SE 2nd Place is to solely allow for the 
rearrangement of required improvements for a small portion of SE 2nd Place to construct the 
sidewalk adjacent to the curb (Exhibit 2) as opposed to having a landscape planter in between the 
curb and the sidewalk.  The request is being made in order to reduce impacts to Maplewood Creek 
where it enters into the site.  As part of the PP recommendation to the Hearing Examiner, staff will 
be recommending approval of the proposed SE 2nd Place cross section.  The approval would likely 
include the following conditions of approval:  

1. Corresponding to the eastern boundary of Maplewood Creek buffer the applicant would be 
required to revise the street improvement plan to transition to the code required street 
standard with the landscaping in between the sidewalk and the curb. 

143rd Ave SE – The existing right of way width is 60 feet.  Pursuant to RMC 4-6-060 the required 
right-of-way width is 53 feet however given the existing 60 feet the applicant is proposing leave the 
right of way width as is.  However, a modification, along 143rd Ave SE, is being requested due to the 
location of Maplewood Creek and if improvements are constructed along the west side of 143rd 
Ave SE (as required per code) the stream would need to be piped.  As part of the PP 
recommendation to the Hearing Examiner staff will likely be recommending approval of the 143rd 
Ave SE cross section.   The approval would likely include the following condition of approval: 

1. The applicant would be required to place a split rail fence along the eastern boundary of the 
Maplewood Creek ravine adjacent to the modified 143rd Ave SE street. 

A concurrency recommendation will be provided in the staff report to Hearing Examiner based 
upon the test of the citywide Transportation Plan, consideration of growth levels included in the 
LOS‐tested Transportation Plan, payment of a Transportation Mitigation Fee, and an application of 
site specific mitigation.  The development will have to meet the City of Renton concurrency 
requirements. 

Mitigation Measures: No further mitigation needed 

Nexus: Not applicable 
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E. Comments of Reviewing Departments 

The proposal has been circulated to City Department and Division Reviewers.  Where applicable, their 
comments have been incorporated into the text of this report and/or “Advisory Notes to Applicant.” 

 Copies of all Review Comments are contained in the Official File and may be attached to this 
report. 

The Environmental Determination decision will become final if the decision is not appealed within the 
14-day appeal period (RCW 43.21.C.075(3); WAC 197-11-680). 

Environmental Determination Appeal Process:  Appeals of the environmental determination must be 
filed in writing together with the required fee to: Hearing Examiner, City of Renton, 1055 South Grady 
Way, Renton, WA 98057, on or before 5:00 p.m. on October 3, 2014. RMC 4-8-110 governs appeals to the 
Hearing Examiner and additional information regarding the appeal process may be obtained from the City 
Clerk’s Office, Renton City Hall – 7th Floor, (425) 430-6510. 

ADVISORY NOTES TO APPLICANT 

The following notes are supplemental information provided in conjunction with the administrative 
land use action.  Because these notes are provided as information only, they are not subject to the 
appeal process for the land use actions. 

Planning 
1. RMC section 4-4-030.C.2 limits haul hours between 8:30 a.m. to 3:30 p.m., Monday through Friday unless otherwise 

approved by the Development Services Division. 
2. A tree removal and tree retention/protection plan and a separate landscape plan shall be included with the civil plan 

submittal. 
3. A concrete wastewater collection basin shall be installed away from the buffer prior to commencement construction 

activities 
Water 
1. The proposed development is within the Water District 90’s water service area.  
2. Water availability certificate from the Water District 90 was provided to the City during the land use application.   
3. Approved water plans from the Water District 90 must be provided during the utility construction plan review.   
4. The project must meet all Fire Department requirements including hydrants and fire flow. 
Sanitary Sewer 
1. The site is located in the City of Renton sewer service area.  
2. There is existing 8 inch diameter sewer main pipe on SE 2nd Place.   
3. Extension of sewer main through the public streets, and individual side sewers to serve the individual lots will be 

required.  The sewer main in proposed Road A is required to be extended to the north property line abutting SE 2nd 
place.  

4. The development is subject to a wastewater system development charge (SDC) fee. The SDC fee for sewer is based on 
the size of the new domestic water to serve the new home on each lot. The sewer fee for a ¾-inch or 1-inch meter 
install is $2033.00 (2014 rate).  The rate at the time of issuance of the utility construction permit will be applicable. 

5. The Conner Homes Sewer latecomers fee (LAC 0037) will be applicable on the project.  The fee will be applicable for 8 
units at the rate of $5,714.44 for a total fee amount of $45,715.52. The fee will be applicable at the time of issuance of 
the utility construction permit. 

6. The Central Plateau Interceptor Special Assessment District fee (SAD) fee will be applicable on the project.  The SAD 
fee rate when it was established in 2009 was $351.95 plus interest per lot.  As of 9/2/2014, the SAD fee rate per lot is 
$446.44 plus additional interest per day of $0.05111.  The rate that will be applicable on the issuance day of the utility 
construction permit will be applicable on this project.  

Surface Water 
1. As per the Manual, the minimum separation between water and stormwater lines is 10 feet and the minimum 

separation between stormwater lines and other utility lines is 7 feet.   
2. Additional catch basins may be required on SE 2nd Place and will be reviewed during the utility construction permit 
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stage. 
3. A Construction Stormwater General Permit from Department of Ecology is required since the grading and clearing of 

the site exceeds one acre.  
4. Surface water system development (SDC) fee is $1,228.00 (2014 rate) for each lot. The rate that is applicable at the 

time of utility construction permit issuance will be applicable. 
5. HPA permit may be required for work near the creek. The proposed project should not impact the creek with 

anticipated discharges.  An energy dissipator should be required at the outfall.  
Transportation/Street 
1. Street lighting is required on public street frontages. 
2. All public streets and private roads must have 0.5 feet wide vertical curb. 
3. Pavement thickness must follow city of Renton standards. 
4. Pedestrian connectivity must be provided with no missing portions. 
5. Paving and trench restoration will comply with the City’s Trench Restoration and Overlay Requirements.  
6. All electrical, phone, and cable services and lines serving the proposed development must be underground.  The 

construction of these franchise utilities must be inspected and approved by a City of Renton inspector prior to 
recording the plat. 

7. Maximum width of single family driveways for two car garage is 16 feet. Refer to RMC 4-4-080 regarding driveway 
regulations.  A minimum separation of 5 feet is required between driveway and the property line. 

8. The shared driveway tract cross section shown in the preliminary grading plan currently labels it as tract C, and E, 
whereas the plat layout plan labels differently.  The name in the cross section must be corrected 

Fire 
1. Fire impact fees are currently applicable at the rate of $479.28 per single-family unit.  
2. The fire flow requirement for a single family home is 1,000 gpm minimum for dwellings up to 3,600 square feet 

(including garage and basements).  If the dwelling exceeds 3,600 square feet, a minimum of 1,500 gpm fire flow would 
be required.  A minimum of one fire hydrant is required within 300-feet of the proposed buildings and two hydrants if 
the fire flow goes up to 1,500 gpm.  There are not existing hydrants within 300-feet of all of the proposed homes.  
Water main extensions will be required.  A water availability certificate is required from King County Water District 90. 

3. Fire department apparatus access roadways are required to be a minimum of 20-feet wide fully paved, with 25-feet 
inside and 45-feet outside turning radius.  Fire access roadways shall be constructed to support a 30-ton vehicle with 
322-psi point. loading.    Access is required within 150-feet of all points on the buildings.  An approved turnaround is 
required for all dead end streets exceeding 150-feet in length 

Property Services: 
1. Note the City of Renton land use action number and land record number, LUA14-000550 and LND-10-xxxx, 

respectively, on the final plat submittal. The type size used for the land record number should be smaller than that 
used for the land use action number. Please note that the land use action number provided will change when this 
subdivision changes from preliminary to final plat status. 

2. Show two ties to the City of Renton Survey Control Network.  The geometry will be checked by the city when the ties 
have been provided. 

3. Provide sufficient information to determine how the plat boundary was established. 
4. Include a statement of equipment and procedures used, per WAC32-130-100. 
5. Note the date the existing city monuments were visited and what was found, per WAC 332-130-150. 
6. Provide lot closure calculations. 
7. Indicate what has been, or is to be, set at the corners of the proposed lots. 
8. Note discrepancies between bearings and distances of record and those measured or calculated, if any. 
9. The lot addresses will be provided by the city at final plat submittal.  Note said addresses and the street name on the 

plat drawing. 
10. On the final plat submittal, remove all references pertaining to utilities facilities, trees, concrete, gravel, decks and 

other items not directly impacting the subdivision.  These items are provided only for preliminary plat approval.\ 
11. Do note encroachments. 
12. Remove from the “LEGEND” block all tree items, utilities facilities and mailbox references, but do include in said 

“LEGEND” block the symbols and their details that are used in the plat drawing 
13. Do not include a utility provider’s block, an owner’s block, an engineer/surveyor block and an architect block. 
14. Do not include any references to use, density or zoning on the final submittal  
15. If the abutting properties are platted, note the lot numbers and plat name on the drawing otherwise note them as 

‘Unplatted’. 
16. Do not show building setback lines from the proposed lots.  Setbacks will be determined at the time that building 
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permits are issued. 
17. Note the research resources on the plat submittal. 
18. Note all easements, covenants and agreements of record on the plat drawing. 
19. The City of Renton “APPROVALS” blocks for the City of Renton Administrator, Public Works Department, the Mayor, 

City Clerk and the Finance Director. 
20. A pertinent approval block is also needed for the King County Assessor’s Office.  Provide signature lines as required. 
21. Do not make references to density and zoning information on the final plat drawing. 
22. If there is a Restrictive Covenants, Conditions & Restrictions document for this plat, then reference the same on the 

plat drawing and provide a space for the recording number thereof. 
23. Note that if there are restrictive covenants, agreements or easements to others (neighboring property owners, etc.) as 

part of this subdivision, they can be recorded concurrently with the plat.  The plat drawings and the associated 
document(s) are to be given to the Project Manager as a package.  The plat document will be recorded first (with King 
County).  The recording number(s) for the associated document(s) (said documents recorded concurrently with, but 
following the plat) need to be referenced on the plat drawings. 

24. There needs to be language regarding the conveyance of the Tracts created by the plat; please check with the 
Stormwater Utility to see if they will require that the City be the owner of Tracts designated for stormwater 
management if not and if there is to be a Homeowners’ Association (HOA) created for this plat, the following language 
concerning ownership of the Tracts applies to this plat and should be noted on the final: Upon the recording of this 
plat, Tract ___________ is hereby granted and conveyed to the Plat of Name of Plat Homeowners’ Association (HOA) 
for a detention/wet vault facility.  All necessary maintenance activities for said Tract will be the responsibility of the 
HOA. In the event that the HOA is dissolved or otherwise fails to meet its property tax obligations, as evidenced by 
non-payment of property taxes for a period of eighteen (18) months, then each lot in this plat shall assume and have 
an equal and undivided ownership interest in the Tract previously owned by the HOA and have the attendant financial 
and maintenance responsibilities. Otherwise, use the following language on the final plat drawing: Lots 1 through 47, 
inclusive, shall have an equal and undivided ownership interest in Tracts _____. The foregoing statements are to be 
accompanied by language defining the specific purpose of each Tract and that any subsequent change of purpose, or, 
to the boundaries thereof requires a Plat Amendment, together with the maintenance responsibilities for any 
infrastructure located on the Tract or reference to a separate recording instrument detailing the same.    

25. Please discuss with the Stormwater Utility any other language requirements regarding surface water BMPs and other 
rights and  responsibilities. 

26. All vested owner(s) of the subject plat, at the time of recording, need to sign the final plat.  For the street dedication 
process, include a current title report noting the vested property owner. 

General Comments 
1. Separate permits and fees for side sewer connection and storm connection will be required.  
2.  All construction utility permits for drainage and street improvements will require separate plan submittals. All utility 

plans shall conform to the Renton Drafting Standards. A licensed Civil Engineer shall prepare the civil plans.      

 


















































